
 Development Department 
 

Kyrsten French – City Planner 
201 West Water Street Piqua, Ohio 45356 

kfrench@piquaoh.gov 
 (937) 778-2049 

 

        June 2, 2023 

*** MEETING AND WORKESSION NOTICE *** 

 

Please be advised that the Planning Commission meeting will be conducted on 
Tuesday, June 13, 2023 at 6:00 PM at 201 W. Water St. in the Commission 
Chambers. 

Residents and others with interest in the agenda topics may attend the meeting or 
submit public comment on an item until noon on the day of the meeting by 
emailing kfrench@piquaoh.gov . Public comments submitted by the date/time 
noted will be presented to the Planning Commission at the public hearing 
proceedings. 

The full agenda packet may be accessed by visiting the City’s website using this link 
https://piquaoh.org/AgendaCenter/Planning-Commission-7  

 

Please contact this office if you have any questions pertaining to this notice. 

 
Kyrsten French 
City Planner 
 

mailto:kfrench@piquaoh.gov
https://piquaoh.org/AgendaCenter/Planning-Commission-7


 

 

PLANNING COMMISSION AGENDA 
CITY OF PIQUA, OHIO 

6:00 PM – TUESDAY, JUNE 13, 2023 
MUNICIPAL GOVERNMENT COMPLEX 

COMMISSION CHAMBERS – 201 W. WATER STREET 
 
CALL TO ORDER 
 
Chair Comments – Opening Remarks 
 
ROLL CALL – Clerk Calls the Roll 
 
Meeting Minutes – May 9, 2023 
 
OLD BUSINESS 
 
NEW BUSINESS 
 

1. RESOLUTION PC 19-23 
A resolution requesting a Special Use authorization for an expansion of a nonconforming use, vehicle repair, 
at located at 219 Spring Street in the Traditional General Mixed Use District 
 

2. RESOLUTION PC 20-23 
A resolution requesting a zoning designation of IL-Light Industrial for approximately 119 acres to be 
annexed, Parcel J27-045800 approximately on the corner of Looney Road and Snodgrass Road 
 

3. RESOLUTION PC 21-23 
A resolution requesting a recommendation for the adoption of a new ordinance, Chapter 109: Rental 
Registration 
 

 
 

 
 
OTHER BUSINESS/ADJOURNMENT 
 
 







































surrounding areas, and not burden the existing transportation infrastructure. All new industrial growth will be carefully planned as 
to not compromise the quality of the surrounding neighborhoods and districts.

E.D. Objective 3: Create and market competitive industrial real estate

E.D. 3.3 Encourage master planned industrial development, encourage development along the I-75 corridor.

The annexation and zoning requested is supported by the Comprehensive Plan. Staff recommends approval of the zoning request.
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CHAPTER 109: RENTAL HOUSING REGULATIONS 
  
     Section 

109.01 Definitions 
109.02 Applicability 
109.03 License application 
109.04 License period 
109.05 Inspection/certification of conditions 
109.06 Fees 
109.07 License issuance 
109.08 Appeal 

 
§ 109.02 DEFINITIONS. 
 
Landowner, or Owner. The person or entity who holds the title to a property. 

 
Residential Rental Property, Rental Housing. Real property on which is located one or more dwelling 
units leased or otherwise rented to tenants solely for residential purposes, or a mobile home park or 
other permanent or semipermanent site at which lots are leased or otherwise rented to tenants for the 
parking of a manufactured home, mobile home, or recreational vehicle that is used solely for residential 
purposes. "Residential rental property" does not include a hotel or a college or university dormitory. 
 

 
§ 109.02 APPLICABILITY. 

(A)  The City of Piqua recognizes the need to preserve and promote the quality of existing 
housing and to provide for safe and sanitary housing conditions for residential tenants. In 
furtherance of this objective, this chapter requires all owners of rental dwellings in the city to 
obtain a license annually for each rental dwelling unit. Rental dwelling units must be inspected 
by the City of Piqua to ensure compliance with any applicable local, state and federal laws 
and regulations at the initial time of application, once every three years following the initial 
inspection (as deemed necessary and practicable by the Code Official), at each change of 
occupancy, and at each change of ownership. 

 
(B) No owner of residential property located within the city shall rent, or seek to rent, any dwelling 

unit in such real property for any form of consideration unless he or she holds a valid rental 
license issued by the City of Piqua, in the name of the owner for the specific dwelling unit to 
be rented. The term "owner" shall be defined as the owner of the residential property, or one 
of the owners of said property, including but not limited to, the holder of legal title, the 
purchaser of a purchase contract and the vendor of a land contract. The term “Code Official” 
shall be defined as the City Manager of the City of Piqua, Ohio or designee. 

 
(C) A copy of the issued rental license must be provided to the tenant of any rental property by the 

owner, and will be kept on file at the Development Department. 
 
 

§ 109.03 LICENSE APPLICATION. 
 

 Completed application. An owner shall apply for a rental license by filing a written application on 
forms provided by the City of Piqua. Such application form shall include, at a minimum, the name of 
the property owner, the address and telephone number of the property owner, the name of the 



 

property operator, if any, and the address and telephone number of the property operator, as 
described in Ohio R.C. 5321.18(A), the property address and other reasonable information needed 
to understand the interior layout of the structure, such as room numbers, types and sizes, In addition, 
the owner shall provide the name of the tenant and all occupants of the property, and a written copy 
of the owner/tenant rental agreement, as defined by Ohio R.C. 5321.01(D).  

 
 The application for a rental license shall be complete, and the owner is required to answer, 

to the best of their knowledge, all pertinent questions with respect to the conformance of 
the subject property to this chapter and to all other applicable ordinances, rules, and 
regulations related to the construction, condition and appearance of the dwelling unit. 

 
 

§ 109.04 LICENSE PERIOD.   
 

(A) Rental license. A rental license shall be valid for a one-year period except as provided 
hereinafter. An owner shall be required to obtain a renewal rental license at the expiration 
of the one-year period. 
 

(B) Transfer of occupancy. If, during the time period specified above, the occupancy of the 
dwelling unit for which the rental license has been issued transfers from one tenant to 
another ("transfer of occupancy"), the owner shall have two weeks after the transfer of the 
occupancy of the dwelling unit in which to provide the Code Official with the name of the 
new tenant and all occupants of the property. If an owner fails to notify the Code Official of 
a transfer of occupancy within two weeks, the rental license for the dwelling unit in which 
the occupancy has changed shall be deemed revoked and the owner shall be required to 
apply for a new rental license or be subject to the penalties contained in § 109.999 herein. 
A submitted application and payment of fees by an owner for the renewal of a rental license 
shall operate as authority for the owner to rent the dwelling unit for which the renewal 
application has been made, until such time as the Code Official denies or issues a 
subsequent rental license. An owner will not be required to pay a fee for transfer of 
occupancy for a specific dwelling unit if a prior rental license has been issued and has not 
expired. 

 
§ 109.05 INSPECTION/CERTIFICATION OF CONDITIONS. 

 
(A) Inspection. Each dwelling unit in the City intended to be rented, or sought to be rented, any 

dwelling unit in such real property shall be inspected (interior and exterior) by the Code 
Official in an effort to ensure compliance with any applicable local, state and federal laws 
and regulations to help ensure the safety and welfare of tenants living in the community. 
 

(B) Conditions. Prior to issuing a renewal rental license, the Code Official may confirm the 
conditions of the dwelling unit to be rented at the initial time of application, at each change 
of occupancy, and at each change of ownership in an effort to help ensure the safety and 
welfare of tenants living in the community. If after seven calendar days the owner of the 
dwelling unit to be rented refuses to voluntarily consent to the inspection, the Code Official 
may seek an administrative search warrant for the premises in order to complete the 
inspection, prior to the issuance of the rental license. For the purposes of this 
administrative search warrant, probable cause in the criminal law sense is not required. 
Probable cause justifying the issuance of an administrative search warrant may be based 
not only on specific evidence of an existing violation, but also on a showing that reasonable 
legislative or administrative standards for conducting an inspection have been satisfied with 
respect to the particular property, including but not limited to the passage of time, the 
nature of the building, or the condition of the entire area. 

 
(C) In addition to the inspections required, the owner or operator of a premise with a rental unit is 



 

subject to have the interior and exterior of the premises, its structures and its rental units 
inspected under any of the following circumstances: 

(1) If two or more notices and orders to comply have been issued to the owner or operator 
pursuant to any section of this chapter relating to the violation of any sections of the 
codes set forth in this section, within any three-year period, concerning the same 
premises, and have not been complied with within the time provided in the notices and 
orders to comply, the premises that was the subject of the notices and orders to 
comply shall be subject to mandatory inspections as specified in this section; or 

(2) If the owner or operator has been convicted of a violation of any sections of the codes 
set forth in this section, all premises and structures with a rental unit that the owner 
owns or that the operator operates shall be subject to mandatory inspections as 
specified in this section; or 

(3) If the owner or operator has had a premise ordered razed by the Code Official, all 
premises and structures with a rental unit that the owner owns or that the operator 
operates shall be subject to mandatory inspections as specified in this section; or 

(4) In response to a complaint of an alleged violation of any of the provisions of this 
chapter or the provisions of the applicable City codes; or 

(5) The failure of the owner to file with the County Auditor the information required by 
Ohio R.C. 5323.02. 

 
(D) Prior to a transfer of occupancy, the Code Official shall confirm the conditions of the dwelling 

unit to be rented in an effort to help ensure the safety and welfare of tenants living in the 
community. A dwelling unit to be rented will not be required to be inspected upon a transfer of 
occupancy if the dwelling unit has been inspected and approved for occupancy within the 365 
days prior to the transfer of occupancy. 

 
(E) During an inspection by the Code Official above, the inspection shall include the dwelling unit 

to be rented including the interior and exterior of any attached or detached accessory 
structures such as sheds or garages, for compliance with all ordinances, rules and 
regulations applicable to the construction, condition and appearance of the real property. 

 
(F) Access by Owner or Operator. Every occupant of a rental unit shall give, upon proper notice, 

the owner or operator thereof, or his or her agent or employee, access to any part of such 
rental unit at all reasonable times for the purpose of effecting such maintenance, making such 
repairs or making such alterations as are necessary to effect compliance with any lawful 
notice or order issued pursuant to the provisions of the applicable City codes. 

 
(G) Access by Code Official. At all times, regardless of license status, the Code Official or his or 

her duly authorized designee is hereby authorized to conduct inspections of any rental unit 
within the City in order to perform the duty of safeguarding the health, safety and welfare of 
the occupants and the public under the provisions of this chapter. Whenever necessary to 
make an inspection to enforce any of the provisions of this chapter or the provisions of the 
applicable City codes, the Code Official or his or her duly authorized designee may enter such 
rental property at all reasonable times to perform the inspection. If the rental property is 
occupied, the Code Official shall first make a reasonable effort to locate the owner/operator or 
other person having charge or control of the rental unit and request entry, giving 24-hour 
notice. The Code Official will make a reasonable attempt to schedule the inspection so that 
the owner/operator of the rental property can be present during the inspection. The 
owner/operator shall contact the occupant (if any) of each unit and schedule a date and time 
for the inspection in accordance with the times made available by the Code Official. In 
addition, the owner/operator shall give notice of the inspection date and time, pursuant to 
Ohio R.C. 5321.04(A) and 5321.05(B), to the occupants who are subject to the inspection. 



 

Failure to provide said notice to an occupant shall subject the owner/operator to the penalties 
provided in § 109.999. The Code Official or his or her duly authorized designee shall at such 
time of inspection: 

(1) Identify himself or herself and his or her position; 
(2) Explain why entry is sought; 
(3) Explain that the owner/operator, occupant or other person(s) having charge or control 

of the rental unit may refuse entry without a search warrant; 
(4) Provide documentation of written notice to the owner/operator, giving seven-day 

notice of deficiency. Such notice shall not be construed to imply that the repairs need 
be completed at that time. 

 
(H) Entry for Inspection Refused. In the event that entry for inspection has been refused by the 

owner/operator, occupant or other person having charge of the rental unit, the person refusing 
such entry may be subject to penalties as provided for in § 109.999. 

 
(I) Search Warrant. If consent to inspect a rental unit is withheld by any person or persons 

having the lawful right to exclude, the Code Official or his or her duly authorized designee may 
apply to a court of competent jurisdiction for a search warrant of the rental unit. No 
owner/operator or occupant or any person having charge, care or control of a rental unit shall 
fail or neglect, after presentation of a search warrant, to properly permit entry therein by the 
Official or his or her duly authorized designee for the purpose of inspection and examination 
pursuant to this chapter. 

 
§ 109.06 FEES. 

(A) The owner shall pay an application fee of $75. The application fees shall cover the 
costs of inspections, licensing, abatement and property improvements throughout 
the city; the cost incurred by the Code Official in reviewing any application and 
conduct inspections as required; one re-inspection or certification in the event that 
code violations are identified.  

 
Should the Code Official be required to make an additional inspection beyond the 
initial inspection and first re-inspection to determine compliance of any violations of 
the rules, regulations and ordinances set forth in § 150.204, the owner shall pay an 
additional fee of $75. This fee structure shall be reviewed yearly prior to the submittal 
of the city's annual budget and adjusted if necessary and appropriate.  

  
§ 109.07 LICENSE ISSUANCE. 

 
(A) Rental License. The Code Official shall issue a rental license to an owner who: 

(1) Pays the application fee required in this section; 
(2) Files a written application in accordance with this chapter; 
(3) Complies with the inspection/certification of the dwelling unit to be rented 

as required in § 109.05; 
(4) Complies with this chapter and the rules, regulations and ordinances 

applicable, including the version of the International Property Maintenance 
Code as adopted, the Ohio Residential Code, the Ohio Basic Building 
Code, the City of Piqua Development Code, and other codes adopted 
regulating property maintenance as well as the safety of structures and 
incidental equipment and mechanicals. 

(5) Demonstrates that he or she does not have any outstanding fees due and 
owing pursuant to this section and does not have any delinquent fines as 
the result of a conviction for the failure to comply with any chapter of the 



 

Piqua Codified Ordinances. 
(6) Provides proof that all past City of Piqua utility bills, taxes and 

assessments have been paid in full for the property so licensed, whether in 
Owner’s name or prior occupant's name. 

 
(B) Denial of license. The Code Official shall not grant a rental license if he/she determines 

the dwelling unit to be rented constitutes a threat or danger to the health, safety or public 
welfare of the community or the inhabitants or potential inhabitants of the dwelling unit to 
be rented. The denial of any such application shall be subject to the appeal procedure 
provided for in 109.08 of this chapter. 

 
Any denial of a rental license shall set forth in writing the reasons why the dwelling unit to 
be rented does not conform to this chapter and the time allowed for the owner to secure 
conformity. The Code Official may give notice of its intent to revoke the rental license at 
any time if he or she determines that the continued nonconformity constitutes an 
immediate threat or danger to the health, safety, or public welfare of the community, or the 
inhabitants or potential inhabitants of the dwelling unit to be rented. At their discretion, the 
Code Official may extend the period for securing conformity for a period of no longer than 
sixty (60) days after the issuance of the Notice. If the owner has not fulfilled the 
requirements for a rental license within the time specified, the rental license shall expire 
and the owner may not license the occupancy of said property until the rental license is 
complied with. 

 
 

§ 109.08 APPEAL. 
 

(A) Appeal. Any decision or issue raised by action of the Code Official under this chapter is 
subject to appeal to the Board of Zoning Appeals by filing a written notice of appeal within 
30 days after receipt of a written notice or letter by the Code Official of noncompliance or 
refusal to issue a license. Such appeal hearing shall take place at a scheduled meeting of 
the Board within sixty (60) days after receipt of the written notice of appeal.  

 
(B) Stay of Proceedings. Upon the proper filing of a written notice of appeal pursuant to §109.08 

(A), an administrative stay shall be issued such that no rental license may be revoked until 
the conclusion of the appeal process. 

 
(C) Further Appeals. An owner may seek judicial review of an adverse decision by the Board of 

Zoning Appeals in the Miami County Court of Common Pleas pursuant to the provisions of 
Ohio R.C. Chapter 2506 governing administrative appeals. 

 
§ 109.999 PENALTY.  Violation or failure to comply with any provision of this section shall 
constitute a misdemeanor. Any person, firm, or corporation violating any of the provisions of this 
chapter, or any amendment thereto, or failing to comply with any of the requirements of this 
chapter or any amendment or supplement thereto, shall upon conviction be fined not less than 
$100 nor more than $200 or imprisoned for not more than 30 days, or both, and in addition shall 
pay all costs and expenses involved in the case. Each day the violation continues shall be 
considered a separate offense. 
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Outside 

 Street numbers are visible from 

the street – (min 4” tall) 

 Exterior siding or paint is in good 

condition 

 Accessory structures (garage, 

shed, pools) are in good condition 

 Roof in sound condition, no leaks 

 Steps, decks and landings are in 

good condition 

 All balconies, porches, or landings 

30” or more above grade have 

handrails 

 Fences/gates are properly 

maintained and are in good repair 

 Gutters and downspouts are 

present and installed 

properly/good condition, and 

directing water away from the 

structure 

 The yard is free of trash and 

debris. There are no items being 

stored outside that belong indoors 

 Foundation is in good condition 

 There are no inoperable, junk, or 

unlicensed vehicles on the 

property, and no vehicles parked 

on the grass 

 Sidewalks and driveways are in 

safe and sound condition 

Fire Safety 

 Smoke detectors located inside 

each bedroom and on every floor 

level of the structure 

 Combustible materials stored at 

least 3’ away from sources of 

ignition 

 Exit signs, where required, are 

properly illuminated 

 Carbon monoxide detectors 

properly installed 

Doors 

 Exterior doors have working locks 

 Exterior doors are weather tight 

and in good condition 

 Storm doors and screens are in 

good condition 

 

Windows 

 There are no broken or badly 

cracked windows 

 The windows are weather tight 

and in good condition, able to be 

opened without a means of 

support 

 Required ventilation windows have 

screens 

 The required operable windows 

have screens without rips, tears or 

holes 

 Every sleeping area has an 

operable window 

Walls, Ceilings and Floors 

 The walls and ceilings are properly 

sealed, free from large holes, 

peeling paint and capable of being 

maintained in a sanitary condition 

 The carpet is not ripped or torn or 

otherwise causing a tripping 

hazard 

 Floors are structurally sound 

 All habitable rooms have ceilings 

at least 7 feet in height 

Rental Inspection Checklist 
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Electrical System 

 All cover plates for outlets, 

switches and junction boxes are in 

place 

 Outlets and electrical fixtures are 

in good working order 

 There are no extension cords  

under carpets 

 There is no unsafe or exposed 

wiring 

Mechanical 

 Each habitable room, including 

bathrooms, has adequate heat (at 

least 65 degrees) between Oct 

15th and April 15th 

 Combustion gases are being 

vented to the outside 

 Clothes dryers are properly vented 

 Water heaters are properly 

installed and not leaking 

 

 

 

 

Plumbing 

 Plumbing fixtures have adequate 

water pressure and operate 

properly 

 Water supply and drain lines do 

not leak 

 All fixtures have proper traps to 

prevent the infiltration of harmful 

sewer gasses 

Basement 

 The steps and handrails are in 

good repair 

 Horizontal cellar and crawl space 

openings are properly secured and 

lockable to prevent accidents 

(exterior and interior) 

 Designated sleeping areas meet 

the requirements for finished walls 

and ceilings, ventilation, ceiling 

height, heating and egress 

 Clean- out openings and floor 

drains have proper covers 

 

 

Bathroom 

 New and updated bathrooms have 

ground fault electrical outlets 

 All bathroom fixtures are working 

properly 

 The floor is able to be easily 

maintained in a clean, dry 

condition 

 There is an operable window or 

adequate mechanical ventilation 

Miscellaneous 

 Passageways and stairways in 

buildings are adequately lit at all 

times 

 Exterior vegetation is in a safe and 

properly maintained condition 

 Are there too many people 

occupying the dwelling (i.e. the 

kitchen, halls and bathrooms that 

are not acceptable habitable 

spaces? 

 

 

 

Rental Inspection Checklist 

This checklist is meant to provide property 

owners with the most common cited violations, 

but is not meant to be a comprehensive list of 

all violations that could occur. 
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